
LINCOLN CITY/LANCASTER COUNTY PLANNING STAFF REPORT
___________________________________________________

for AUGUST 3, 2005 PLANNING COMMISSION MEETING

This is a combined staff report for related items.  This report contains a single background and
analysis section for all items.  However, there are separate conditions provided for each individual
application.

PROJECT #: Annexation #05004, Change of Zone #05022 and Preliminary Plat
#05003-Highland View.

PROPOSAL: To annex approximately 154.77 acres, change the zoning from AG-
Agricultural to R-3-Residential and preliminary plat 566 residential lots.

LOCATION: West of N.W. 12th St. between Hwy. 34 (Purple Heart Highway) and W.
Alvo Rd.

WAIVER REQUEST:

1. Allow sanitary sewer to run opposite street grade for Banff St., Dubois St. and N.W.
18th St.

2. Allow sanitary sewer to be constructed at a depth greater than 18' for Dubois St.
3. Block length 

LAND AREA: 154.77 acres, more or less

CONCLUSION: The proposed development, with conditions, is in conformance with the
Comprehensive Plan, Zoning ordinance and Subdivision ordinance. The
development is located in Tier 1, Priority A and has utilities located
nearby. This development will add 566 residential lots,  over 8 phases,
to the City. Improvements will need to be made to W. Alvo Rd. and NW
12th St. before more than 115 lots are platted

RECOMMENDATION:  
Annexation     Approval subject to annexation agreement approval
Change of Zone        Approval
Preliminary Plat          Conditional Approval
Waivers:
1. Allow sanitary sewer to run opposite street grade for        Approval

Banff St., Dubois St. and N.W. 18th St.
2. Allow sanitary sewer to be constructed at a depth        Denial

greater than 18' for Dubois St.
3. Block length Denial
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GENERAL INFORMATION:

LEGAL DESCRIPTION: Lots 36 I.T., 37 I.T. and 38 I.T., located in the NE 1/4 of Section
33, Township 11 North, Range 6 East, Lancaster County,
Nebraska

EXISTING ZONING: AG-Agricultural

EXISTING LAND USE: Single family residential and agriculture

SURROUNDING LAND USE AND ZONING:  

North: AG-Agricultural Undeveloped
South: I-2-Industrial Kawasaki Motors
East: AG-Agricultural Undeveloped
West: AG-Agricultural Undeveloped

COMPREHENSIVE PLAN SPECIFICATIONS:

Lincoln’s future urban growth should generally occur in multiple directions around the existing city. Lincoln will
continue to have managed and contiguous growth. (F-17)

Natural and environmentally sensitive areas should be preserved within neighborhoods. (F-17)

The Land Use Plan identifies this area as urban residential in the 2025 Comprehensive Plan. (F-23)

Priority A of Tier 1: 
Areas designated for near term development are generally contiguous to existing development and should
be provided with basic infrastructure within 12 years of the adoption of the Plan. Some of the infrastructure
required for development may already be in place. This area includes some land already annexed, but is
still undeveloped and without significant infrastructure. Areas with this designation are the next priority for
infrastructure programming. Some infrastructure improvements may be done in the near term while others,
such as road improvements that are generally more costly, may take longer to complete.(F-29)

The proposed development is located in Tier One Priority A. (F-31)

Guiding Principles for New Neighborhoods include:(F-67)
1. encourage a mix of housing types, single-family, townhomes, apartments, elderly housing all
within one area;
2. Similar housing types face each other: single family faces single family, change to different use
at rear of lot
3. Parks and open space within walking distance of all residences;
4 Pedestrian orientation; shorter block lengths, sidewalks on both sides of all roads
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The extension of water and sanitary sewer services shall ve predicated upon annexation of the area by the
City. City annexation shall occur before any property is provided with water, sanitary sewer or other
potential City services. (F-154)

Annexation generally implies the opportunity to access all City services. Voluntary annexation agreements
may limit or otherwise outline the phasing, timing or installation of utility services (e.g., water, sanitary
sewer), and may include specific or general plans for the private financing of improvements to the
infrastructure supporting or contributing to the land uses in the annexed area.(F-154-155)

HISTORY:  

March 7, 2005 Preliminary Plat submitted:

July 7, 2005 Revised plans submitted showing a larger area than in the original
site plan

June 25, 2001 Annexation #00007, to annex Kawasaki Motors, was approved by
City Council.

UTILITIES:  There is existing sanitary sewer on N.W. 27th St. The sanitary sewer
will need to be extended from N.W. 27th St. to this development.

There is an existing 16" main at N.W. 12th St. and Alvo Rd.

TRAFFIC ANALYSIS: Alvo Rd. and N.W. 12th St. are classified as minor arterial. W. Alvo
Rd. is a county gravel rural section road. N.W. 12th St. has not been constructed south of
Alvo Rd. The 2025 Comprehensive Plan, under proposed projects, identifies N.W. 12th St.
as 4 lanes plus turn lanes from Highlands Blvd. to Alvo Rd. and Alvo Rd. as 2 lanes plus
turn lanes from N.W. 27th St. to N.W. 12th St. These projects are not listed in the City’s
2005-2011 Capital Improvement Program.

PUBLIC SERVICE:   
This area is within the Raymond rural fire district.
The nearest elementary school is Fredstrom located at N.W. 10th St. and W. Harvest Dr.
There is a proposed elementary school within the Fallbrook development, located east of
this development.

ENVIRONMENTAL CONCERNS: There are existing wetlands in the southwest portion of
this development.
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ANALYSIS:

1. This is a request to annex 154.77 acres, change the zoning from AG-Agricultural to
R-3-Residential and preliminary plat 566 residential lots.

2. The proposed development is outside the city limits, but is within the future service
limits and is shown as urban residential in the 2025 Comprehensive Plan.

3. This subdivision lies within Airport Environs Noise District and is within the inner
and outer approach zone. This subdivision is between the 60 DNL and 65 DNL,
which is acceptable for residential development. An Avigation and Noise Easement
is required prior to approval of a final plat.

4. This area is designated as Tier I, Priority A in the 2025 Comprehensive Plan. The
Comprehensive Plan identifies Priority A of Tier I as areas designated for near term
development generally contiguous to existing development and should be provided
with basic infrastructure within 12 years of the adoption of the Plan. Some of the
infrastructure required for development may already be in place. 

5. The proposed residential development is compatible with adjacent land use and is
in conformance with the 2025 Comprehensive Plan. There is a residential
development to the east (Fallbrook) and industrial south of Purple Heart Highway
(Kawasaki).

6. This development will require sanitary sewer to be extended along Purple Heart
Highway from NW 27th St. to this development. There is an existing water main at
the intersection of W. Alvo Rd. and SW 12th St.

7. Public Works & Utilities Department does not object to the waiver to allow sanitary
sewer to run opposite street grades, but does object to the waiver for sanitary
sewer depth because they believe street grades can be adjusted to minimize the
depth.

8. The applicant is requesting a waiver to block length due to the grade of the
property. This waiver is not acceptable to the Planning Department or the  Public
Works and Utilities Department. The July 20th report from Public Works and Utilities
states that a street connection can be constructed that meets design standards to
lessen the block lengths in blocks 11 and 13.

9. The applicant’s letter identifies that pedestrian easements have been provided in
Blocks 11,13 & 18 to meet block length requirements. Pedestrian easements are
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required when a block is in excess of 1,000 feet. However, block 11 & 13 exceed
the maximum block length. The subdivision ordinance (26.23.130) states that block
lengths shall not exceed 1,320' between cross-streets. 

10. The applicant is requesting a temporary access to W. Alvo Rd. W. Alvo Rd. is a
gravel county rural road. No connection should be made to W. Alvo Rd. until the
road is constructed to the City of Lincoln design standards. The increased traffic
would cause considerable dust and county roads are not designed for urban traffic.
Currently, there are no plans to improve W. Alvo Rd. in the City’s 2005-2011 Capital
Improvement Program.

11. This tract of land is very isolated from a paved street system. The only access to the
west is along W. Alvo Rd. to NW 27th St. to Purple Heart Highway. Both W. Alvo Rd.
and NW 27th St. are gravel roads. There is no street system leading to the south or
east. To access a system of paved roads a temporary access is proposed to
Purple Heart Highway. Planning staff is recommending that the temporary access
be right-in-right-out only. However, for safety reasons this temporary access is
limited to 115 final platted lots. Before final platting more than 115 lots, there shall
be two paved streets connecting this development to a system of continuous paved
streets. These two paved streets could connect to the system of paved streets in
Fallbrook and/or in combination of connecting to the paving in NW 27th St. 

12. The applicant’s letter states that lots will be allowed to be final platted along NW
12th St. without improving NW 12th St. The design of how NW 12th St. will cross
Highway 34 is not known at this time. The draft annexation agreement requires the
developer to improve NW 12th St. north of Missoula St. Thus, Planning would agree
to allow lots along NW 12th St. south of Missoula St. to be final platted without
improvements to NW 12th St. because that section maybe constructed as part of
the NW 12th St. overpass.

CONDITIONS OF APPROVAL:

Site Specific:

1. After the subdivider completes the following instructions and submits the documents
and plans and 6 copies to the Planning Department office, the preliminary plat will
be signed by the Chair of the Planning Commission certifying approval:  (NOTE: 
These documents and plans are required by ordinance or design standards.)

1.1 Revise the preliminary plat to show:
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1.1.1 Add utility easements as requested by the July 20, 2005 LES report

1.1.2 Add the following note to the General Notes: “The grant of an
avigation and noise easement to the Lincoln Airport Authority is a
condition of approval for this preliminary plat as all or part of the land
is located within the Airport Environs Noise District and potentially
subjects the land to aircraft noise levels which may affect users of the
property and interfere with its use.

1.1.3 Add the following note to the General Notes; “No more than 115 lots
shall be final platted until there are two permanent access paved
roads from this development to a system of continuous paved streets
and at such time the temporary access road to Purple Heart Highway
shall be removed.

1.1.4 Add block length to the requested waivers on Sheet 1 if approved by
City Council.

1.1.5 Show a street connecting from Avalance Rd. to Snowshoe Dr. in
block 11, and from Silverado Dr. to Lander Dr. in Block 13 unless the
City Council grants the waiver to block length.

1.1.6 Show Lot 5 I.T., the tract of land to the south, on the site plan and
show access to the lot

1.1.7 Change the street name of Jasper Dr., McKinley Cir., Ranier St., and
Alpine Dr. The new names must be approved by Emergency
Communications 9-1-1 Center.

1.1.8 Remove the temporary access to W. Alvo Rd.

1.1.9 Show a full median on Highway 34 at the temporary access. Label the
access as right-in-out only.

1.1.10 Label all streets with the prefix West or Northwest.

1.1.11 Delete Note 1 on Sheet 13 regarding the temporary access to W.
Alvo Rd. 

1.1.13 Show only one street taking access to W. Alvo Rd. east of Jasper Dr.
at approximately the quarter mile point.
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1.1.14 Make corrections to the satisfaction of Public Works per Public
Works and Utilities memo of July 20, 2005

1.1.15 Make corrections per Public Works Watershed Management memo
of July 19, 2005.

1.1.16 Show the driveway for the house at 1486 W. Alvo Rd. Relocate NW
15th St. so it is west of the driveway.

1.1.17 Correct the name NW 19th St. on Sheet 7. There is no NW 19th St. on
the site plan.

1.1.18 Amend the Phasing Plan if the temporary access to W. Alvo Rd. is
not granted. Include Phase 2 with Phase 1 and end Phase 1 at Lots 13 & 14,
Block 23. 

1.1.19 Show Lot 5 I.T. on the site plan.

1.1.20 Show the street profile of Alpine Dr. and Vancouver St. 300' beyond
the limits of the subdivision.

1.1.21 Show minimum opening elevation for lots abutting Outlot “A”.

1.1.22 Revise Note 8 in Site Specific Notes to read, “Direct access to W.
Alvo Rd. is relinquished except where shown.” Delete the remainder of Note
8.

1.1.23 Show sanitary sewer depths to meet design standards and block
lengths not in excess of 1,320' between cross-streets unless the subdivider’s
waiver request is approved by the City Council.”   

General:

3. Final Plats will be approved by the Planning Director after:

3.1 The required improvements are completed or a surety is posted to
guarantee the completion of the public streets, private roadway
improvements, sidewalks, sanitary sewer system, water system, drainage
facilities, land preparation and grading, sediment and erosions control
measures, storm water detention/retention facilities, drainageway
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improvements, street lights, landscaping screens, street trees, temporary
turnaround and barricades, and street name signs.

3.2 The subdivider has signed an agreement that binds the subdivider, its
successors and assigns:

to complete the street paving of public streets, and temporary turnarounds
and barricades located at the temporary dead-end of the streets shown on
the final plat within two (2) years following the approval of the final plat.

 to complete the installation of sidewalks along both sides of streets and
along the south side of W. Alvo Rd. and the west side of NW 12th St. as
shown on the final plat within four (4) years following the approval of the final
plat.  

to construct the sidewalk in the pedestrian way easements in  Blocks 11, 13
& 18  at the same time as the abutting streets are paved and to agree that
no building permit shall be issued for construction on Lots 7,8,28 & 29, Block
11; Lots 9,10,30 & 31, Block 13; and Lots 9,10,24 & 25, Block 18 until such
time as the sidewalk in the pedestrian way easement is constructed.

to complete the public water distribution system to serve this plat within two
(2) years following the approval of the final plat. 

to complete the public wastewater collection system to serve this plat within
two (2) years following the approval of the final plat.

  
to complete the enclosed public drainage facilities shown on the approved
drainage study to serve this plat within two (2) years following the approval of
the final plat.

to complete land preparation including storm water detention/retention
facilities and open drainageway improvements to serve this plat prior to the
installation of utilities and improvements but not more than two (2) years
following the approval of the final plat

to complete the installation of public street lights along streets within this plat
within two (2) years following the approval of the final plat.

to complete the planting of the street trees along streets within this plat within
four (4) years following the approval of the final plat.
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to complete the installation of the street name signs within two (2) years
following the approval of the final plat.

to complete any other public or private improvement or facility required by
Chapter 26.23 (Development Standards) of the Land Subdivision Ordinance
in a timely manner which inadvertently may have been omitted from the
above list of required improvements.

to complete the public and private improvements shown on the preliminary
plat 

to retain ownership of or the right of entry to the outlots in order to maintain
the outlots and private improvements on a permanent and continuos basis
and to maintain the plants in the medians and islands on a permanent and
continuous basis.  However, the subdivider may be relieved and discharged
of this maintenance obligation upon creating, in writing, a permanent and
continuous association of property owners who would be responsible for
said permanent and continuous maintenance.  The subdivider shall not be
relieved of such maintenance obligation until the private improvements have
been satisfactorily installed and the documents creating the association
have been reviewed and approved by the City Attorney and filed of record
with the Register of Deeds.

to perpetually maintain the sidewalks in the pedestrian way easements in
Blocks 11, 13 and 18 at their own cost and expense.

to comply with the provisions of the Land Preparation and Grading
requirements of the Land Subdivision Ordinance.

to submit to the Director of Public Works a plan showing proposed
measures to control sedimentation and erosion and the proposed method to
temporarily stabilize all graded land for approval.

to submit to the lot buyers and home builders a copy of the soil analysis.

to protect the trees that are indicated to remain during construction and
development 

to relinquish the right of direct vehicular access to Highway 34, W. Alvo Rd.,
and NW 12th St. except where shown.
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to inform all prospective purchasers and users that the land is located within
the Airport Environs Noise District, that the land is subject to an avigation
and noise easement granted to Lincoln Airport Authority, and that the land is
potentially subject to aircraft noise levels which may affect users of the
property and interfere with its use.

to submit to all potential purchasers of lots a copy of the ground water report.

to pay all design, engineering, labor, material, inspection, and other
improvement costs 

4. The waiver to the design standards to permit the sanitary sewer to flow opposite the
street grades is hereby approved.

Prepared by:

Tom Cajka
Planner

DATE: July 21, 2005

APPLICANT: Engineering Design Consultants
2200 Fletcher Ave. Suite 102
Lincoln, NE 68521
(402) 438-4014

OWNER: Prairie Homes
2045 S. Folsom 
Lincoln, NE 68522
(402) 476-6599

CONTACT: same as applicant
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